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Old Harp House

Over Stratton, South Petherton, Somerset




Old Harp House

Over Stratton
South Petherton
Somerset TA13 5LB

Arare find indeed, having previously undergone extensive

renovations including the addition of geo-thermal heating

and hot water, this beautiful Grade Il listed home is set in
private grounds of 0.89 acres (0.36 hectares).
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e Private and secluded position
e Popular and accessible village

e Sympathetically improved to modern standards in
accordance with Grade Il listing

e Mature grounds of 0.89 acres (0.36 hectares)

e Scope for home working, hobbies or annexe
accommodation

e Geo-thermal heating / hot water system
o Underfloor heating on ground floor

e Beautiful character features throughout

Guide Price £1,100,000
Freehold

llIminster Sales
01460 200790
ilminster@symondsandsampson.co.uk




THE DWELLING

Nestled in a surprisingly secluded location, this stunning Grade Il
listed home dates back to the 17th Century. However, it
underwent comprehensive renovations a few years ago,
presenting a new owner with a rare chance to own a charming and
spacious character property with added peace of mind. In addition
to major modifications and enhancements to the main structural
components, and the discovery of beautiful original features, a
geothermal heating and hot water system was installed, offering
one of the greenest, most efficient, and cost-effective methods of
home heating. Featuring a flexible layout that accommodates both
family and guests, each double bedroom has its own en suite
bathroom. Those seeking space for hobbies, a home office or scope
for an annexe will also appreciate the generous grounds and the
versatile timber outbuilding.

ACCOMMODATION

From the moment you enter, the property exudes character. The
modern upgrades blend seamlessly with the original style of the
home. The ground floor features flagstone floors with underfloor
heating, and a ventilation system promotes efficient air circulation
throughout the main rooms. The traditional cross-passage hall has
been updated with a tasteful oak door and partition, enhancing
both heat efficiency and practicality. This arealeads out to a
spacious paved terrace, ideal for entertaining. The kitchenis a
highlight, featuring a magnificent inglenook fireplace fitted with a
wood-burning stove, a traditional shaker-style kitchen, anisland
unit, and integrated appliances. The generously sized living room
includes a charming carved stone fireplace with a multifuel stove,
and the mullioned windows with stone sills add to the home's
character. The property uniquely retains its original square stair
turret at the rear, with a stunning stone spiral staircase leading to
the first floor. A wide opening connects to a later rear extension,
which houses a generous formal dining room and an adjoining
garden/family room. This space features an open-vaulted ceiling
and bi-fold doors that flood the room with natural light. Practical
elements like a downstairs cloakroom and a utility/plant room are
discreetly positioned on the north side of the house.

Onthe first floor, the master bedroom includes an initial dressing
area with ample built-in wardrobe space, leading into the dual-
aspect bedroom with a walk-in wardrobe and an en suite
bathroom featuring a full-sized bath and "his and hers" vanity
sinks. Three additional double bedrooms each have their own en
suite shower rooms, each room offering unique charm and
character.




OUTSIDE

Nestled in a secluded spot away from the village lane, the property
is barely noticeable. The expansive grounds offer a high level of
privacy, with most of the land lying to the south, west, and east,
taking full advantage of the available light and summer sun. A
gravel driveway provides ample space for parking and turning.
Previous discussions with planners suggest that a planning
application for a garage would likely be approved, provided
certain criteria are met. A picket fence ensures safety for all family
members, both two-legged and four-legged. The gardens feature
expansive lawns and mature trees, including fruit-bearing
varieties like apple, fig, and cherry. The large sun terrace at the
rear, adjacent to a herb bed, is perfect for cooking enthusiasts and

entertainers. A pergola covered in wisteria provides a welcome
shade during warmer months and is surrounded by well-stocked
borders with shrubs, acers, and cottage garden plants. On the
south side of the house, there is an additional outdoor dining area,
complete with a pizza oven.

SITUATION

The village of Over Stratton is surrounded by acres of orchards
and public footpaths, excellent for dog walking. The village has a
great sense of community and a friendly atmosphere. There are
two popular venues within the village; The Royal Oak pub which
serves great food and The New Farm Restaurant winner of “Taste
of the West” best venue in the South West and renowned for its
hospitality. Abutting the village at Lopenhead is the iconic “Railway

Carriage Café” and adjoining Trading Post Farm shop loved by
residents for its delicious locally sourced produce.

The centre of South Petherton lies within 1.5 miles and this picture
postcard village has excellent village amenities including OFSTED
“Outstanding” Infant and Junior schools, tennis courts and club,
recreation ground, independent shops and a co-op store. The
market town of Crewkerne houses the local Waitrose store and a
railway connection to London Waterloo. From the Esso station on
the edge of the village is the regular Berry’s Superfast bus service
to London Hammersmith.

There are an excellent range of state and independent schools



locally, most notably Perrot Hill School at North Perrott (c.6.5
miles) an independent day and boarding school for children aged
3-13. Further independent schools include Millfield School at
Street, Kings Bruton and Hazelgrove, as well as the famous
Sherborne schools just across the Dorset border. There are further
options at Wellington and Taunton - all within ¢.30-45 minutes’
drive or with local drop off options. Colyton Grammar school is also
apopular choice for those who meet their 11+ criteria and
currently there are transport options locally.

SERVICES

Mains electricity, water and drainage. The vendors believe there is
gas to the property but it is not connected. Buyers will need to make
their own investigations to verify this.

Ultrafast broadband is available. Whilst mobile signal indoors
maybe limited, buyers may choose to use wifi calling, and mobile
signal outdoors is likely from all four major providers. Information
from Ofcom.org.uk

MATERIAL INFORMATION
Council Tax - Somerset Council - Band G

The property is Grade Il listed and therefore is EPC exempt.

Please speak to the office regarding the approved planning
applications for the adjoining land, further details of which can be
provided on request and / or by visiting the Somerset Council
planning portal.

As is common, the title register includes various rights or
easements, and a copy of this can be provided onrequest if a
prospective viewer would like to check them prior to making an
appointment to view.

DIRECTIONS
What3Words///conqueror.spells.traded



Over Stratton, South Petherton

Approximate Area = 2394 sq ft / 222.4 sqm
Outbuilding = 334 sq ft / 31 sqm
Total = 2728 sq ft / 253.4 sqm

For identification only - Not to scale
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HOBBY ROOM GYM GARDEN STORE
911 (3.33) 1210 (3.91) 9'11(3.33)
"“1‘;'_;':4“32‘;"“ = %910 (3.30) x 911 (3.33) x9'10 (3.30)

%97 (2.92)

OUTBUILDING

BEDROOM 4
12 (3.66)
x 106 (3.20)

DINING ROOM
15'8 (4.78)
X122 (3.71)

KITCHEN
SITTING ROOM 19'4 (5.90)
25 (7.74) i x 16'8 (5.07)
% 162 (4.93)

BEDROOM 2
125(3.78)
%910 (3.00)

BEDROOM 3
1010 (3.31)
x 9'8 (2.96)

BEDROOM 1
1710 (5.44)
x 16'10 (5.13)
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SALES LETTINGS AUCTIONS FARMS & LAND COMMERCIAL

40 ST JAMES'S PLACE  SW1

Important Notice: Symonds & Sampson LLP and their Clients give notice that: 1. They have no authority to make or give any
representations or warranties in relation to the property. These particulars do not form part of any offer or contract and must
not be relied upon as statements or representations of fact. 2. Any areas, measurements or distances are approximate. The text,
photographs and plans are for guidance only and are not necessarily comprehensive. It should not be assumed that the properties
have all necessary planning, building regulation or other consents and Symonds and Sampson LLP have not tested any services,
equipment of facilities. 3. We have not made any investigation into the existence or otherwise of any issues concerning pollution
of the land, air or water contamination and the purchaser is responsible for making his/her own enquiries in this regard. 4. The
property is sold subject to and with the benefit of all existing wayleaves, easements and rights of way whether public or private,
specifically mentioned or not. The vendors shall not be required to define any such rights, privileges or advantages.

NEW HOMES PLANNING & DEVELOPMENT



